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The Renters’ Rights Bill

- Presently at the “ping pong” stage

- Likely to complete its Parliamentary passage in late Oct/early Nov?

- Substantive commencement? Phased? Big bang?

What am I talking about?



Rent Acts 1915 – 1977

- Rent control 

- High degree of security of tenure 

Housing Act 1988

- Assured tenancy (originally default but post 

Housing Act 1996, largely confined to housing 

associations)

- Assured shorthold tenancy (default tenancy in 

PRS)
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Rents and security in the PRS 



• AST means no meaningful security of tenure 

- s.21 Housing Act 1988 

- link to homelessness (up to 31% of all 

homelessness cases)

- link to rising rents (2024, CPI around 3%, rents 

around 6.1% and don’t forget the benefits bill)

- link to poor quality housing and lack of repairs
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The problem



Secure housing as key to all other aspects of life

- Improve family security and access to education by 

keeping children in their homes and keeping parental 

costs down

- Meet environmental targets by requiring landlords to 

improve energy efficiency 

- Save benefits bill (and private costs) by preventing 

unjustified rent increases

- Security of tenure enables tenants to push for repairs 

and improvements 
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Labour manifesto 



Unashamedly re-balancing the landlord/tenant relationship

- Tenancies periodic from the outset

- End of s.21 HA 1988 means that eviction only permitted on basis of specified (good) reasons

- Tenant can leave on 2 months notice

- Duty to give certain details of tenancy

- Focus is on security in your home (not primacy of asset; cf rental bidding restrictions)

LA implications? Using the PRS to meet homelessness duties? What will need to change?

Failure to comply (e.g. offering fixed term tenancy, not giving details of prescribed terms) are to 

be enforced by LAs
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Reform to eviction law
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Mandatory grounds for possession (key 
points only)

1
Occupation by landlord or 
family

The landlord or their close 
family member wishes to 
move into the property. 
Cannot be used for the first 
12 months of a new 
tenancy.

4 months

1A Sale of dwelling-house

The landlord wishes to sell 
the property. Cannot be 
used for the first 12 
months of a new tenancy.

4 months
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Mandatory grounds for possession (key 
points only)

4A
Properties rented to 
students for occupation by 
new students

A HMO is let to full-time 
students and is required 
for a new group of 
students in line with the 
academic year.

4 months

8 Rent arrears

The tenant has at least 3 
months’ (or 13 weeks’ if 
rent is paid weekly or 
fortnightly) rent arrears 
both at the time notice is 
served and at the time of 
the possession hearing.

4 weeks



Driving down costs

- s.13 HA 1988 only way to increase rents (so agree them 

or have FTT set them)

- Will act as “soft” rent control (or, more accurately, slow 

the rent increases )

- Knock on benefit for homelessness applications 
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Reform to rents 



Prohibit “no DSS” / “no kids” policies unless objectively 

justified

Right to request permission to keep a pet (permission not 

to be withheld without proper reasons) 

No “rental bidding”

- cap on payment in advance as well 
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Reform to tenant rights  



Recognise – and reduce – the power imbalance between LL and T 

- LL required to join ombudsman service (Free redress for tenants)

- Greater Local Authority involvement (RROs, new duty around PRS enforcement)

- Partially overturning Rakusen

- Extending RROs to two years (limitation and monies)

- Conviction means maximum RRO must be made 

- New RRO offences (knowingly or recklessly misusing a possession ground, breach of a 

restriction on letting or marketing a dwelling-house / provision of false information to the PRS 

Database)

- Fines now £7,000 - £40,000 (£30,000 cap under 2016 Act, will presumably be increased by SI 

under that Act)

- New PRS database

(Similar to RentSmart Wales? Key documents on a website to enable T to make informed 

decision and support LA enforcement?

- New duty to enforce L&T legislation 11

Reform to regulation 



• Awaabs Law 

– Potentially hugely important

• Decent Homes standard 

– LA enforcement 
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Reform to repairing rights  



Fascinating time for LAs

Expected to play a major role in enforcing this legislation

Encouraged to do so by fines/RRO powers

Possibly required to do so owing to new duty

Real opportunity to drive up standards at the expense of 

the worst PRS landlords 
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What next?
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